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ZONING APPLICATION

T T RZ[/] PCA [] FDP [7] CDPA[] FDPA[] DPA[] CP [|
APPLICATION TYPE(S): &5 a = PRG[ ] PRCA[ ] CSP[] CSPAL] AA[] AF[] AR[]

TO: THE BOARD OF SUPERVISORS OF FAIRFAX COUNTY, VIRGINIA

[11(We), 1690 Old Meadow Holdings, LLC the applicant(s) petition you to adopt an ordinance amending the

Zoning Map of Fairfax County, Virginia, by reclassifying the below noted property from the C-7,R-30,I-4,H-C District to the
PTC, H-C District.

[] (PCA) This application proposes to amend the proffers approved pursuant to
(case) in order to permit

Is this a partial PCA? (Y/N) [f Yes, please identify affected acreage:

TAX MAP PARCEL(S):
029-4((6))101B

Zzef
TOTAL ACREAGE: 4-4887% LA @ e, »LL’ 4 CURRENT ZONING DISTRICT: C-7,R-30,1-4,H-C

LEGAL DESCRIPTION: Deed Book: 9309 Page No.: 528

POSTAL ADDRESS OF PROPERTY (INCLUDING ZIP CODE):
1690 Old Meadow Drive, Mcl.ean, VA 22102

ADVERTISING DESCRIPTION: (Ex.:North side of Lee Highway approx. 1000 feet west of its intersection with Newgate Blvd)
Southwestern quadrant of the intersection of Dolley Madison Blvd. (Route 123) and Old Meadow Road
EXISTING USE: Office PROPOSED USE: Office

MAGISTERIAL DISTRICT: [Providence i OVERLAY DISTRICT(S): |H-C

Waiver/Modification of Submission Requirements Requested: [ ]

The name(s) and address(es) of owner(s) of record shall be provided on the affidavit form attached and made part of this application.
The undersigned has the power to authorize and does hereby authorize Fairfax County staff representative on official business to enter
- on the subject property as necessary to process the application.

Applicant Contact Name: = ~_ |Agent Name: T

Akridge/Adam Gooch McGuireWoods LLP/ Scott E. Adams

Address: e 0 |Address: ~ ~ -

Street:601 Thirteenth Street, NW, Surce 300 North Street:1750 Tysons Blvd, Sulte 1800

City:Washington - State:DC ‘ Zip:20005 City:Tysons | State:VA Zip:22102

Phone Number; L e s thmr" e
(W):202-638- 3000 |(C): (W):703-712- 5461 I(C):

E-mail: o e IEemail: =

agooch@akridge. cor¢ sadams@mcgwrewoods com

Date: 12/ /| /

Signature: //5%
!

DO NOT WRITE IN THIS SPACE,

RGP 20/7-0360/036
\.,auf,bﬂt »(J,A!; ,é(; /fL ‘{T/‘- :

Date Application Accepted: /fg%m’@« "?g % g Application Fee Paid:  $  — 5 ¢~ 99
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APPLICATION FOR A SPECIAL EXCEPTION

(PLEASE TYPE or PRINT IN-BLACK-INK)
NAME 4690 0Old Meadow Holdings, LLC

MAILING ADDRESS C/O Akridge

601 Thirteenth St., NW, Suite 300 North
APPLICANT Washington, DC 20005

PHONE  HOME ( Y WORK (202 ) 624-8602

PHONE  MOBILE ( )

PROPERTY ADDRESS 1690 Old Meadow Road
MclLean, VA 22102

proverTy  [TROTTNO T T
INFORMATION ZONING DISTRICT MAGISTERIAL DISTRICT

C-7,R-30,1-4, H-C Providence-
PROPOSED ZONING IF CONCURRENT WITH REZONING APPLICATION:
Rezoning to PTC filed concurrently with SE application.
ZONING ORDINANCE SECTION

SPECIAL 8-601

EXCEPTION
REQUEST PROPOSED USE

INFORMATION Increase in FAR in PTC district‘.

NAME Scott E. Adams
MAILING ADDRESS 1750 Tysons Boulevard, Suite 1800

AGENT/CONTACT Mclean, VA 22102
INFORMATION | srong HOME ( ) WORK (703 )712-5461
PHONE MOBILE( )
MAILING Send all correspondence to (check one): || Applicant —or- |¥] Agent/Contact

The name(s) and addresses of owner(s) of record shall be provided on the affidavit form attached and
made part of this application. The undersigned has the power to authorize and does hiereby authorize

Fairfax County staff representatives on official business to ente necessary to
process the application, \
Scott E. Adams V : ‘ % -
TYPE/PRINT NAME OF APPLI@ANT/AGENT SIGNATURE OF APPLICANT/AGENT Ape.
32 20%45
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1690 OLD MEADOW

Rezoning and Special Exception
Statement of Justification
October 14, 2015
December 21, 2017

I. Introduction

The proposed development of 1690 Old Meadow Road (the “Property”) will fill in one of the
final remaining pieces of developable property adjacent to the McLean Metro Station in
compliance with the Comprehensive Plan. The Property is surrounded by approved development
and provides a completion to the established development pattern in the area. Achieving the
proposed development will require a rezoning to the PTC Zoning District, approval of a
Conceptual Development Plan and Final Development Plan, and approval of a Special Exception
for office density above a 2.5 FAR.

1L ‘Background

* The Property consists of one parcel containing 51,783 square feet (1.18877 acres) of land area
and is zoned C-7, R-30, I-4 and H-C. Density is also available from a prior reservation of
density credit on 4,394 square feet (0.10088 acres). Therefore, the total site area for density
purposes is 56,177 square feet (1.28965 acres). An existing 2-story brick building constructed in
1977 is located on the Property. The existing building will be demolished as part of this
proposed development. The Property is bounded on the north by Route 123, to the east and
south by Old Meadow Road, and to the west by the Lincoln Building (part of the Scotts Run
South development).

The Property is completely surrounded by property included in prior Tysons development
approvals. The Scotts Run South development surrounds the property on 2 sides and includes
the Lincoln Building directly adjacent to the Property and the Grant Building directly across Old
Meadow Road. The Property is also directly across Route 123 from the approved Capital One
development.

III.  Proposed Development

The Property is located at the corner of Route 123 and Old Meadow Road, within 1/4 mile from
the McLean Metro Station. The proposed development utilizes this gateway location to ¢reate a
stunning architectural design that compliments the surrounding approved development, but also
creates a unique ‘visual feature at a prominent location.

The Applicant proposes to construct a single office tower on the Property, with ground-floor
retail to activate the pedestrian realm. The development consists of 250,000 square feet of office
use and 12,000 square feet of ground-floor retail. The proposed building is 225 feet tall, with a
10 story office tower located upon a podium containing 1 level of retail, 3 stories of above
ground parking and 2 levels of underground parking. The proposal includes approximately 500



parking spaces and is within the minimum and maximum permitted parking range in the Zoning
Ordinance.

The entirety of the Old Meadow Road frontage, wrapping the corner of Route 123 is activated by
the proposed office lobby, retail uses, and a bicycle storage room on Route 123 that create a
vibrant pedestrian realm. Streetscapes are designed to incorporate the Tysons urban design
standards and encourage pedestrian activity along all frontages. The pedestrian realm is

enhanced by private outdoor seating areas for the ground floor retail uses and a public open
space at the intersection of Old Meadow Road and Route 123. Additionally, the project includes
a new pedestrian connection along the southwestern property line connecting Old Meadow Road
and Route 123 that will create additional pedestrian permeability through the site.

Access to the site is provided from a private access drive along Old Meadow Road. The access
drive is located to maximize coordination with the adjacent Lincoln Building and provides joint
access to both properties. This shared access drive was included in the Scotts Run South
rezoning and is carried through in this application.

Substantial recreational amenities are provided throughout the building. The most substantial is
the outdoor roof-top open space. The proposed space is located on the roof of the parking
podium and includes significant landscaping and hardscape areas that provide both social
experiences for tenants and outdoor meeting/work spaces. The open space is visible from the
surrounding proposed buildings. With those views in mind, the space was designed to provide a
visually appealing greenspace that serves the broader area.

~ The indoor recreational amenity core is located on the same floor as the outdoor space and has
direct connections to that space. The indoor recreation spaces include a cyber café, conference
facility, fitness center, and yoga studio that complement one another and the adjacent outdoor
amenity. Additionally; a bike storage room is included in the ground floor of the building to
facilitate additional modes of transportation within Tysons. The bike storage room will create
safe, secure storage for employees that choose to bike to work and will activate the Route 123
frontage. Additionally, the building will include changing rooms with showers to further
-encourage bike transit.

V. Comprehensive Plan Guidance

The Property is located in the Tysons East District-Old Meadow Subdistrict of the Tysons
Corner Urban Center portion of the Comprehensive Plan (the “Plan™). The Plan guidance for the
Property is located in the Area Wide Guidance and the specific recommendations for the Tysons
East District-Old Meadow Subdistrict. As discussed below, the proposed development is in
-conformance with the recommendations in the Plan. :




A, Area Wide Guidance

1 Density

The Property is located in the 1/8-1/4 mile density tier, which does not place a density limitation
on projects. However, for office uses above a 2.5 FAR a special exception is required. The
development proposes a 4.66 FAR for the site. The portion of office/retail density above 2.5

FAR, approximately 2.16 FAR, is proposed to be part of a special exception approval. The
" proposed development is within the density guidance contained in the Plan.

2, Use Mix

The Plan designates the Property as a “Transit Station Mixed-Use” area. Transit Station Mixed-
Use areas are “planned for a balanced mix of retail, office, arts/civic, hotel, and residential uses.’
The recommended mix of uses within the Transit Station Mixed-Use areas include '
approximately 65% office and 20% or more residential. However, individual projects do not
need to reflect this recommended mix. The Proposed development is approximately 95% office,
which is consistent with the Plan’s guidance for predominately office uses within the Transit
Station Mixed-Use areas. The office development is above the recommended use mix, however,
because of the small site area and single tower design, achieving an office and residential use
mix is not feasible. Additionally, looking broadly at Transit Station Mixed-Use area within the
Tysons East District, the project should help to balance the overall use mix toward the
Comprehensive Plan recommendation. The Capital One rezoning contains approximately 64%
office, while the Scotts Run South rezoning contains approximately 55% office. The 95% office
percentage in this project will help, even if only minimally, in moving the overall office
percentage toward the 65% mix recommended in the Plan.

b

-3 Affordable/Workforce Housing
The project is 100% commercial, so no affordable or workforce housing units will be provided
on site. However, the proffers associated with the project will be consistent with the Plan
recommendation for non-residential development affordable housing contributions.

-4, . Green Building Standards

The proposed building will meet or exceed the Plan recommendations for non-residential
development in Tysons by achieving at least LEED Silver, or equivalent, certification.

3. Stormwater Management

The proposed stormwater management facilities are designed to achieve the Plan goal of
retaining/re-using onsite the first inch of rainfall. '

0. Consolidation and Coordination




The Property has been coordinated with the approved developments that completely surround the
site. No consolidation with adjacent properties is anticipated because all surrounding properties
are included in prior zoning approvals (Scotts Run South and Capital One). The Property’s
access has been consolidated with the Lincoln Building in a location shown on the Scotts Run
South approval. Additionally, the project’s streetscape designs are compatible with the
surrounding proposed development. Overall, the project has been designed to be coordinated to
the extent possible with the surrounding developments.

7. Transportation

The Plan does not call for any new streets on the Property. The proposed development
accommodates, and includes dedications for, the adjacent Route 123 and Old Meadow Road
rights-of-way. Additionally, the design accommodates an interim condition along Old Meadow
Road as well as the ultimate condition anticipated by the proposed Route 123 super street
concept. The interim condition will allow development prior to final implementation of the
super street concept. Once the super street concept is finalized and implemented, the curb line
along Old Meadow Road will move away fromthe Property creating additional open space at the
corner of Route 123 and Old Meadow Road.

The proposed project will meet the TDM vehicle trip reduction goals in the Comprehensive Plan.
Details regarding specific TDM plans will be included in the proffers.

8. Urban Design

The proposed building and site were designed to meet the urban design recommendations in the
Plan and to be compatible with the previously approved adjacent developments. The project
architects and landscape architects focused on creating a building and site design that befits the
prominent gateway location of the building.

The project’s site is design focused on creating a pedestrian realm with a vibrant and active street-
frontage and appropriate pedestrian permeability through the site. The ground floor of the
building is wrapped with retail and the office lobby entrance from the corner of Old Meadow
Road and Route 123 and continuing through the entirety of the Old Meadow Road frontage.
Outdoor seating areas for potential restaurant users are also proposed along the ground floor
frontage. Vehicular access is provided by a single curb cut on Old Meadow Road that is located
at the property line. This allows for an undisturbed pedestrian experience along the entire site
frontage. The street frontages are designed to fully meet the urban design standards for Tysons
projects.

A public open space is proposed for the corner of Old Meadow Road and Route 123. This space
will provide seating areas within a hardscaped and landscaped greenspace that is open to, and
easily accessible by both the retail customers as well as the public.

The project also includes a pedestrian connection through the site between Route 123 and Old

Meadow Road. That path creates a mid-block connection for pedestrians wishing to avoid
walking around the entire site perimeter to get from Old Meadow Road to Route 123, The
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connection runs along the vehicular access drive to the building and will include landscaping to
create a pleasant pedestrian experience.

The proposed building was designed to provide a prominent architectural presence that enhances
the Property’s gateway location. The proposed design is intended to create a unique architectural
presence in the Old Meadow Sub-District, while still being compatible with the previously
approved development projects. The form, massing, and height were all designed utilizing the

County’s urban design guidance. The building height has been maximized to enhance the

~architectural character and to be compatible with proposed adjacent buildings. The building
height steps down from the proposed Grant building to create the tapering effect envisioned in
the Plan. Additionally, podium parking is planned to be screened using a stylized perforated
metal screen that is incorporated into the overall building design.

9. Urban Parks

The Applicant has included public open space in exceeding the County’s urban park standards.
The public open space is located at the corner of Old Meadow Road and Route 123 and includes
sitting areas within a well-designed mix of hardscape and landscaped open greenspace. Based
upon the County’s urban park standards, a 3,150 square foot park is required. The proposed
development provides an approximately 5,500 square foot urban park.

10. Active Recreation Facilil‘z‘_es

The proposed development includes significant on-site recreational amenity spaces for
employees. These amenities are housed in spaces that combine both indoor and outdoor uses. A
significant roof-top open space amenity located above the parking podium is provided. This
roof-top amenity includes substantial landscaping along with sitting areas/outdoor meeting and
* work spaces. This space will be visible from the surrounding buildings and will create an
_appealing visual amenity for the broader area. The outdoor amenities connect with indoor
amenity spaces including a cyber café, fitness center, and yoga studio serving the office tenants.
Additionally, bike storage is provided for office tenants. Overall, these combined spaces provide
significant and varied recreation amenities.

B. District Guidance

I The vision for these subdistricts is to redevelop into urban residential
neighborhoods with the highest intensity oriented to the Metro station. Also, the portions of each
subdistrict closest to the Metro station should have more diversity in land uses, which may include
hotel, office and support retail uses in addition to high intensity residential use. The intensities and
land use mix should be consistent with the Areawide Land Use Recommendations. -

The proposed use mix and intensity are consistent with the Areawide Land Use Recommendations
and contribute to the diversity of land uses that will create an urban residential neighborhood.

2. . Logical and substantial parcel consolidation should be provided that results

in well-designed projects that function efficiently on their own, include a grid of sireets and public
open space system, and integrate with and facilitate the redevelopment of other parcels in
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conformance with the Plan. In most cases, consolidation should be sufficient in size to permit
redevelopment in several phases that are linked to the provision of public facilities and infrastructure
and demonstrate attainment of critical Plan objectives such as TDM mode splits, green buildings and
affordable/workforce housing. If consolidation cannot be achieved, as an alternative, coordinated
proffered development plans may be provided as zndzcaz‘ed in the Areawide Land Use
Recommendations.

1Ini these subdisiricts, the goal for assembling parcels for consolidation or coordinated proffered
development plans is at least 20 acres. A consolidation of less than 20 acres should be considered if
the performance objectives for consolidation in the Land Use section of the Areawide
Recommendations are met.

The proposed development has no logical consolidation alternatives. However, as described above,
it is intended to be coordinated with the previously approved developments surrounding the site.
Additionally, the site meets the Plan’s consolidation and coordinated development objectives by
-providing for the grid of streets and public open space system.

3. Redevelopment should occur in a manner that fosters vehicular and
pedesman access and circulation. Development proposals should show how the proposed
development will be integrated within the subdistrict and how it will connect to the abutting
districts/subdistricts through the provision of the grid of sireets.

No new streets are proposed as part of this development. However, the proposed development fits
within the interim and final street alignments in the District. Vehicular access is provided by a
single, shared access point on Old Meadow Road, which provides convenient access to the site, while
also providing minimal impacts to the pedestrian realm. Pedestrian access is designed to connect the
site to the broader fabric of the subdistrict by creating a pleasant pedestrian experience along all
frontages that facilitates walkability to the McLean Metro Station and surrounding developments.

- Additionally, a mid-block pedestrian connection is provided to enhance permeability through the 51te
and the subdistrict.

4. For both subdistricts, other connecting local streets (creating urban blocks)
as well as other pedestrian and bike circulation improvements should be provided. The ability to
realize planned intensities will depend on the degree fto which access and circulation improvements
are implemented consistent with guidance in the Urban Design and Transportation
recommendations.

As discussed above, no new street connections are envisioned in the Comprehensive Plan on the site.
However a new pedestrian connection through the site is provided to facilitate greater pedestnan
circulation through the subdistrict.

5. Publicly accessible open space and urban design amenities should be
provided consistent with the Areawide Urban Design Recommendations and the urban park and
open space standards in the Areawide Environmental Stewardship Recommendations.

Since Scotts Run is a key feature abutting the Old Meadow Subdistrict, redevelopment proposals
should be designed in a manner that ensures this open space will become a more accessible
resource-based active urban park. Redevelopment in these subdistricts should also contribute to
stream and riparian buffer restoration efforts along Scotts Run.
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